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Variable

TABLE 7-l
Property Value Analysis Variables

Description

PG
GV
GH
ADD
YR
MO
*PRICE
*AREA
PSF
*RM
* B R
*BA
*YB
*STR
*P
*Sl
*S2
*S3
*FP
*LOTSZ
PF
PB
VR

V1

V2

V3
VR2
GP

S

*DTOWN
IDTOWN
DLAKE

*IDLAKE
MQTREE

Note that Vl, V2, and V3 are preferred to VR.
= 1 if VR > = 1 and VR< = 2: Normal senesence or very mild
damage generally present. Else = 0.
= 1 if VR > 2.5 and VR < 3.5: Mild to moderate injury or
substantial senesence generally present. Else = 0.
= 1 if VR > 4: Moderate to severe injury present. Else = 0.
= VR * VR.
Housing group. 1 = Forest Falls (16 obs), 2 = Big Bear (507
obs), 3 = Running Springs (162 obs), 4 = Arrowhead (232
obs), 5 = Wrightwood (74 obs), 6 = Idylldale (0 obs), 7 =
Lake Gregory and Silverwood Lake (147 obs).
= Slope in area. 0 = flat, 1 = slight, 2 = rolling, 4 =
steep.
Distance to valley at I-10 and I-15 intersection.
1/DTOWN.
Distance to nearest major lake (Arrowhead, Gregory, Big
Bear, Silverwood).
1/DLAKE.
Mean tree quality from survey. Higher score = higher
quality.

MQVIEW Mean quality of view in area from survey.

Thomas Brothers Map page number.
Grid vert. number on map. 1 = A to 6 = F.
Grid hort. number on map. 1 = A to 6 = F.
Address (alph variable 16 characters long).
Year sale data is from.
Month sale data is from.
Sale price in $. Observations > $500,000 deleted.
Sq. ft. of residence. Observations > 5,000 deleted.
Calculates price per square foot of residence.
# rooms.
# bedrooms.
# baths.
Year Built.
Stories, 1, 1.5, 2, 2.5.
Pool: 1 = yes; 0 = no.
View: 1 = yes; 0 = no.
Wooded: 1 = yes; 0 = no.
Other (golf course access, etc.): 1 = yes; 0 = no.
Fireplace: 1 = yes; 0 = no.
Lot size in sq. ft. Observations > 131,000 deleted.
Percent forested in area (subjective measurement, 0-100%).
Percent of trees > 50-60ft. (subjective measurement, 0-100%).
Visual rating of trees (subjective score from 0 to 5).
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TABLE 7-l (Continued)

= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = =

MQLAKES Mean quality of lakes in area from survey.
MQWILD Mean quality of wildlife in area from survey.
MQREC Mean quality of recreation in area from survey.
MQAIR Mean quality of air in area from survey.
MQFISH Mean quality of fishing in area from survey.
MQTORE Mean quality of shopping in area from survey.
MQSCHOOL Mean quality of schools in area from survey.

*Variables included in all regressions. Area**2 also included.
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TABLE 7-2

Highest Correlation of Quality and Distance Variables
with Housing Characteristic Variable

(Full Sample)
==============================================
Quality or Highest Correlated
Distance Variable Housing Attribute Correlation

DLAKE
DTOWN
MQTREE
MQVIEW
MQLAKE
MQWILD
MQREC
MQAIR
MQFISH
MQSTORE
MQSCHOOL
V1
V2
V3
PF
PB

FP .07
BR -.22
YB -.13

LOTSZ -.15
FP -.14

LOTSZ -.16
FP -.11
RM -.22

AREA -.10
FP -.09
BR -.08

STR -.09
FP .08
RM .18

STR .19
YB -.18
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based upon the significance of this variable in previous studies (Rowe and

Schulze, 1986, Schulze et al. 1986). We expect limited influence of the

selection of housing variables upon the coefficient of the tree quality

variables of interest due to the low correlation between these variable

sets relative to the significance of the regressions as a whole, as

reflected in Table 7-2.

Two predefined distance variables were included in all regressions.

Often inverse distance variables are more highly significant than simple

distance variables in property value analysis. Due to the high

collinearity (.98) between the distance and inverse distance to the valley,

the two variables are virtually indistinguishable and DTOWN was selected.

IDLAKE, the inverse of the distance to the nearest lake, was selected over

DLAKE due to higher simple correlations with PRICE, lower correlation to

DTOWN, and generally lower correlations with the site quality variables.

Thus, using IDLAKE, versus DLAKE, should improve explanatory power and

perhaps reduce multicollinearity problems.

Selection of the site quality variables for inclusion possess a

significant problem. There is a very high correlation between the nine

quality variables obtained from the resident survey (variables beginning

with MQ in Table 7-l). In addition, the survey generated site quality

variables significantly correlated with the distance variables and with one

or all of the tree characteristic variables generated by the researchers.

Tables 7A-4 through 7A-6 present the rank ordered simple correlations among

these sets of variables.

Several actions were taken to address multicollinearity issues

. Because some of the multicollinearity is due to housing and forest
differences in the eastern and western areas of the SBNF, separate
analyses were conducted with the FULL, EAST and WEST data sets to
break some of the collinearity.
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